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          Windsor House 

By Email Only          Homes England – 6th Floor 
           50 Victoria Street 

London 
SW1H 0TL 

 
 
 
Dear  
 
RE: Request for Information – RFI2992 
 
Thank you for your recent email, which was processed under the Freedom of Information Act 2000 (FOIA) and the 
Environmental Information Regulations 2004 (EIR). 
 
For clarification, you requested the following information:  
 
Please provide me with any information on the copy of the Housing Infrastructure Fund Bid (HIF) for Otterpool Park 

made by Kent County Council on behalf of Shepway District Council in late 2017.  

It is known Homes England issued a template which can be found here: 

• https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/885012
/RFI2971 - HIF Bid Templates.pdf - (see attached) 

It is this submitted copy made by Kent County Council the applicant is requesting for any information on, along with 

any appendices, maps and other supporting documents. 

 
Response 
We can confirm that we do hold the requested information. 
 
 
Applicable Regime 
Homes England consider the contents of the HIF bid submission to contain information that falls under both the FOIA 
and the EIR. Regulation 2(1) of the EIR define where information is “environmental” in nature. We have therefore 
reviewed the contents of the HIF bid submission and assessed whether each document falls under FOIA or EIR as 
defined in Regulation 2(1).  
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FOIA Information  
We are able to inform you that we do hold information that falls within the scope of your request that falls under the 
FOIA, and this is attached to this response as Annex A.  
We have redacted some of the information contained within Annex A under the following exemptions: 
 
 Section 40 – Personal information 

We have redacted information on the grounds that in constitutes third party personal data and therefore 
engages section 40(2) of the FOIA.  
 
To disclose personal data, such as names, contact details, addresses, email addresses and personal opinions 
could lead to the identification of third parties and would breach one or more of the data protection 
principles. 
 
Section 40 is an absolute exemption which means that we do not need to consider the public interest in 
disclosure. Once it is established that the information is personal data of a third party and release would 
breach one or more of the data protection principles, then the exemption is engaged. 
 
The full text in the legislation can be found on the following link; 
https://www.legislation.gov.uk/ukpga/2000/36/section/40 
 
Section 43 - Commercial interests 
Under section 43(2) Homes England is not obliged to disclose information that would, or would be likely to, 
prejudice the commercial interests of any party. 
 
The information requested relating to funding amounts and risk management engages section 43(2) of the 
FOIA as it is commercial in nature and its release would be likely to prejudice the commercial interests of 
Homes England and other interested parties to the information.  
 
Homes England has identified that the information requested, if released, would be likely to prejudice the 
effective operation of the Housing Infrastructure Fund.   
  
Section 43 is a qualified exemption. This means that once we have decided that the exemption is engaged, 
Homes England must carry out a public interest test to assess whether or not it is in the wider public interest 
for the information to be disclosed. 
 
Arguments in favour of disclosure: 

• Homes England acknowledges there is a general public interest in promoting accountability, 
transparency, public understanding and involvement in how Homes England undertakes its work and 
how it spends public money; and 

• Homes England acknowledges there is an interest in the Housing Infrastructure Fund and the 
applications to this fund. 
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Arguments in favour of withholding: 

• The redacted information relates to financial awards from and to third parties. If Homes England 
were to release this information it would be likely to prejudice our relationship with the Council and 
with future partners. If Councils felt that they could not include all relevant information when 
submitting a bid for fear of disclosure, they may not include all relevant information in that bid. This 
would mean that Homes England would have to assess bids that may be less robust, and our due 
diligence may be impaired. This would be likely to lead to poorer outcomes and deliver less value for 
public money. This would not be in the public interest as it would not deliver good value to the 
public purse;  

• Releasing the information would reveal financial information of the bidder which may in turn affect 
their own commercial interests. If third parties did not trust Homes England with commercially 
sensitive information our relationships would be put at risk. Homes England have to support our 
relationships with councils in order to achieve best value for public money and best possible 
delivery of homes to meet the objectives of our strategic plan; and 

• Homes England has been unable to identify a wider public interest in disclosing the information 
requested. 

 
Having considered the arguments for and against disclosure of the information, we have concluded that at 
this time, the balance of the public interest favours non-disclosure. 
 
The full text of the legislation can be found on the following link; 
https://www.legislation.gov.uk/ukpga/2000/36/section/43 

 
 
 

EIR Information  
We are able to inform you that we do hold information that falls within the scope of your request that falls under the 
definition of Environmental Information (Regulation 2(1) EIR), and this is attached to this response as Annex B.  
We have redacted some of the information contained within Annex B under the following exception: 
 

Regulation 13(1) 
Under regulation 13(1) of the EIR, Homes England may refuse to disclose information that constitutes third 
party personal data. To disclose personal data, such as names, contact details, addresses, email addresses 
and personal opinions could lead to the identification of third parties and would breach one or more of the 
data protection principles. Regulation 13(1) is an absolute exception which means that we do not need to 
consider the public interest in disclosure. Once it is established that the information is personal data of a 
third party and release would breach one or more of the data protection principles, then the exception is 
engaged. 
The full text of the legislation can be found on the following link: 
https://www.legislation.gov.uk/uksi/2004/3391/regulation/13/made  
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Advice and Assistance 
 
We have a duty to provide advice and assistance in accordance with Section 16 of the FOIA. Further to the 
information provided we can also advise that Kent County Council have published details relating to their HIF bid on 
the following link: https://www.kent.gov.uk/about-the-council/strategies-and-policies/environment-waste-and-
planning-policies/housing-infrastructure-fund . 
 
 
Right to Appeal 
 
If you are not happy with the information that has been provided or the way in which your request has been handled 
you may request an internal review by writing to; 
 
The Information Governance Team 
Homes England – 6th Floor 
Windsor House 
50 Victoria Street 
London 
SW1H 0TL 
 
Or by email to infogov@homesengland.gov.uk  
 
You may also complain to the Information Commissioner however, the Information Commissioner does usually 
expect the internal review procedure to be exhausted in the first instance.  
 
The Information Commissioner's details can be found via the following link  
 
https://ico.org.uk/ 
 
Please note that the contents of your request and this response are also subject to the Freedom of Information Act 
2000.  Homes England may be required to disclose your request and our response accordingly. 
 
Yours sincerely, 
 
The Information Governance Team 
For Homes England 
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Alok Sharma MP,  
Minister for Housing and Planning, 
Department for Communities and Local Government, 
2 Marsham Street,  
London,  
SW1P 4DF 
          27 September 2017 
 
Dear Alok, 

 

I am writing today on behalf of East Kent College to register our continued support for 

Otterpool Park, which could see up to 12,000 new homes being built over the next 30 to 40 

years.  

 

As the key further education provider in the Shepway District, East Kent College works in 

partnership with the South East Local Enterprise Partnership and Kent and Medway 

Economic Partnership to ensure the right skills development to help our communities 

prosper. The new Otterpool Park development will help to deliver a significant number of 

skilled employment opportunities for young people in the area, aiding the wider regeneration 

prospects within this coastal community, while unlocking much needed new housing.  

 

The site is conveniently located close to junction 11 of the M20, the HS1 network, the Port 

of Dover and Eurotunnel.  Early investment in infrastructure will help stimulate much needed 

inward investment to the area, ensuring not only future homes for Kent and the wider area, 

but employment opportunities for the existing and new communities. 

 

East Kent College would like to take this opportunity to register its support for Kent County 

Council’s bid for the Housing Infrastructure Fund to unlock some of the strategic 

infrastructure for the Otterpool Park site. 

 

The College looks forward to continuing to work with Shepway District Council and other 

partners on this extremely exciting development which will benefit the communities we serve 

for many years to come.  

 

Yours sincerely, 

 

 

s. 40(2)

S40(2)











Indicative masterplan for Otterpool Park and indicative phasing  

 



 





















built. Only 4300 homes can be delivered up to 2041/42 without
HIF compared to up to 8500 with HIF. The remainder of the
12000 will be built post 2042. HIF enables the early provision of
physical infrastructure and negates leng hy S106 negotiations
allowing higher quality development to be accelerated at pace.

     
Providing site valuations Yes  

    Financial and Land Value Assumptions (file: Financial and Land
Value Assumptions v3 FINAL DRAFT.docx)

 

 
Op ions appraisal Problem being addressed Meeting the long term need for housing and employment

growth in he district in a planned way, and attracting more
people of working age to rebalance the age demographic in the
district, which has an above average percentage of older
people. Shepway District Council has been successful in
delivering a relatively high rate of brownfield sites in recent
years with expansions to existing settlements, but such
opportuni ies are now very limited and existing facilities at
capacity. A new community allows infrastructure to be planned
without putting pressure on already strained services. However
while this is an excellent location for development it will require
significant investment up front in a new and untested market for
developers. This will have significant cashflow problems for any
development partner. HIF funding would help to overcome his
and provide confidence to the market.

     
  Options considered 1. Do nothing: housing need is unmet; sites delivered in a

reactive way through speculative planning applications. No
opportunity for employment growth (Shepway has very limited
employment land available to meet modern standards). <br/>2.
Alternative development strategy for district: incremental
growth across all towns and villages. This would put increased
pressure on existing facilities without generating enough
contributions, or providing enough land to build new ones.
<br/>3. Allocation of land in this location for market delivery.
This would result in incremental development by housebuilders,
each delivering its own infrastructure. Would not create
coherent place; employment of any scale would be hard to
deliver. <br/>4. Garden town: allows proper planning, timely
provision of infrastructure, and capturing uplift in values.
Existing local communities can benefit from the development,
which cannot be achieved through o her options.

     
  If funding not secured KCC and SDC do not have the borrowing capacity to forward

fund infrastructure to he scale required. The alternative is
selling the site in parcels to housebuilders; each would meet its
own infrastructure need, which would lag behind housing as
cash flow would not allow for up-front investment. Such a model
would be slower to start due to longer timescales to negotiate
S106 agreements, resulting in a much reduced rate of housing
delivery, and housing numbers would be limited to development
hat can take place wi hout significant investment in

infrastructure. With HIF the rate of house building is 3 times
hat of a scenario without HIF funding. Up to 2022, 425 high

quality homes can be delivered with HIF but without HIF only
140 homes can be built. Only 4300 homes can be delivered up
to 2041/42 without HIF compared to up to 8500 with HIF. The
remainder of the 12000 homes will be delivered post 2042 with
HIF funding.
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Strategic approach Demonstrate strong local leadership SDC has demonstrated its ambi ion for housing growth by

making land available at Otterpool Park for housing over a 30+
year time horizon, covering multiple Local Plan periods and
beyond existing housing need. It has shown leadership in buying
land to help deliver housing and controlling its quality, to create
a legacy. KCC and SDC have worked closely together from the
start, both politically and operationally, with strong political
support and leadership from both KCC and SDC. The councils
are working closely together on the planning and service
delivery for he site, and have jointly signed a Planning
Performance Agreement with the promoter to demonstrate this
commitment. Otterpool Park brings forward homes at a greater
pace than would otherwise by achieved. As SDC already has a
NPPF-compliant Core Strategy Local Plan (CSLP) adopted in
2013 it did not need to review its Plan at this stage, but its early
review demonstrates the ambition for long term planning and
promoting housing growth. Annual housing trajectory will
herefore increase from 350-400 homes in the existing CSLP to
633 (based on latest SHMA figures). The LPA will not be relying
on Otterpool Park alone for housing delivery; it has identified
other sites in the locality in Sellindge and Lympne in addition to
its draft Places and Policies Local Plan (submission draft
currently being prepared) allocates small and medium sized
sites for development in he short to medium term. KCC has an
ambitious aspiration to work effectively with its district
authority partners to secure more land to enable the plan led
delivery of addi ional housing throughout the county and will
seek to use any recycled funds from the HIF for these purposes
and repeat the success of the garden town model.

     
  Demonstrate unlocking new & better homes To attract new residents and business to a new location

Otterpool Park must offer a high quality of life, good quality
housing and an attractive and well-designed new town. A crucial
aspect of this will be ensuring infrastructure and community
facilities are in place early on. The existing housing market
within Shepway District is not strong by Kent standards, with
new build homes valued at £250-£300 per sqft. With the right
investment upfront early on Otterpool Park can raise values and
create its own housing market, attracting new developers to the
area. It can meet the gap in supply for 3 and 4 bed family homes
in the area. <br/>Otterpool Park can also demonstrate land
value capture through reinvestment by SDC in the new
community and its proposals for long term stewardship.
Investment through HIF releases funds to meet objectives for
raising design quality across all housing and public buildings.

     
  Demonstrate diversifying housebuilding market The Guiding Principles for Otterpool Park include a commitment

to delivery of self and custom build homes. SDC has begun
developing its strategy for facilitating self custom build and is
currently looking at use of the Community Housing Fund to
support this. KCC supports the principles of the Social Value
Act through its procurement processes. This project would sign
up to hese principles as a minimum in demonstra ing support
for local initiatives and the local supply chain. SDC's control of
he land will help to ensure the delivery of this. SDC also

maintains a list of local businesses that have expressed an
interest in being involved in Otterpool Park. SDC is looking at off
site manufacture where his can demonstrate speed of delivery
and a high quality product. Housebuilding in this area in recent
years has been limited to a few major housebuilders and some
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smaller local ones due to perceived marginal values in east
Kent. This scheme will help stimulate an interest in he area.

 
  Local MP(s) Yes
    MP Damian Collins Letter of Support for Otterpool (file: MP

Forward Funding for Otterpool Park.pdf)
 

  Local community Yes
    East Kent College letter of support for Otterpool (file: EKC

Letter of support 270917.pdf)
    Holiday Extras (employer on site) letter of support for Otterpool

(file: Holiday Extras pdf)
    Kent Invicta Chamber of Commerce letter of support for

Otterpool (file: KICC letter.pdf)
    Locate in Kent letter of support for Otterpool (file: LIK Letter of

Support - Otterpool Park 27 09 2017.pdf)
    Historic England letter of support for Otterpool (file: Historic

England Housing Infrastructure Fund letter Alok Sharma
MP.pdf)

    Creative Foundation letter of support for Otterpool (file:
Crea ive Foundation.pdf)

    Independent Insurance Services letter of support for Otterpool
(file: RJ Insurance letter.pdf)

    Shepway Business Advisory Board letter of support for
Otterpool (file: SBAB response reHCA Forward Fund FINAL
250917.pdf)

    Natural England Pre-App Advice (file: NE Otterpool Park - initial
meeting 07 December 2016.pdf)

    Natural England and Environment Agency Joint Offer (file:
NE-EA joint offer - Otterpool Park - final.pdf)

    Highways England letter of support for Otterpool (file:
Highways England 20170925-DCLG-HIF-Otterpool-bid-HE-
suppt_044227B8.pdf)

    Network Rail letter of support for Otterpool (file: Network Rail
Letter to SDC re Otterpool Park Garden Town.pdf)

    Cozumel Estates letter of support for Otterpool (file:
Cozumel.pdf)

 
  Local Enterprise Partnership(s) Yes
    SELEP Letter of Support for Otterpool (file: SELEP HIF

Endorsement Kent CC Otterpool.pdf)
    Kent and Medway Economic Partnership letter of support for

Otterpool (file: KMEP letter - HIF Endorsement - Draft -
Otterpool Garden Park Programme - 27.09.17.pdf)

 
  All supporting Local Authorities Yes
    Shepway District Council letter of support for Otterpool (file:

SDC Letter of Support .pdf)
 

  Dev partner(s) (Infrastructure) No
    Kent County Council is working in partnership with Shepway

District Council, HCA and a private sector partner Cozumel
Estates. These organisations are direct delivery partners and
the procurement of the infrastructure provider will commence
in 2018.

 
  Dev partner(s) (Housing) No
    Kent County Council is working in partnership with Shepway

District Council, HCA and a private sector partner Cozumel
Estates. These organisations are direct delivery partners and
he procurement of the housing development partners provider
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will commence in 2018.
 

 
Plan status Plan adopted or submitted No 
  How funding will help SDC has acted quickly to commence work on a review of the

adopted Core Strategy (2013) to provide a policy allocation for
a new settlement. Its published SHMA (2016) identifies
additional housing need for the period 2014-2037 beyond that
planned for in he adopted Core Strategy. The Local Plan will be
published for consultation (Reg. 18 and 19) in 2018, with
Submission in March 2019 and a target adoption date by he end
of 2019, which will align with the submission and determination
of the planning application. The infrastructure works will
commence prior to the end of 2019, demonstrating
commitment from key partners and confidence to the
community and other stakeholders.

 

 
Approach to delivery    
  Outline delivery plan Otterpool Park Outline Delivery Plan (file: Otterpool Park HIF 

Outline Delivery Plan Final v2.docx)
  Plans to deliver infrastructure SDC, Cozumel and HCA will sign a collaboration agreement as a

precursor to entering into a joint venture (JV) with a developer
partner for Otterpool Park. This JV will work with KCC as
accountable body to coordinate all infrastructure delivery. The
Local Authority delivery team who will lead on the delivery of the
infrastructure will be KCC and their partner Local Authority,
Shepway District Council. Kent County Council has extensive
previous experience of enabling residential and commercial
development across the county and delivering large physical
infrastructure projects of a similar scale to that required at
Otterpool Park. The ambitious programme for infrastructure is
achievable because delivery is spread across a range of different
types of infrastructure that can be procured concurrently under
separate work streams.

 
  Link between infrastructure and homes On a Garden Town proposal of this scale, major investment is

required in the early stages to unlock and accelerate the
delivery of the homes. Currently, Otterpool Park is a largely
undeveloped greenfield site with no current provision for
utilities, inadequate transport infrastructure and a lack of
capacity in local schools and healthcare provision. In order to
deliver he homes, multiple packages of work will need to be
undertaken up front and in a comprehensively planned manner.
The delivery of up to 12,000 new homes relies upon the
provision of new water, electricity and gas supply, wastewater
treatment, broadband, new access roads, upgrades to the
strategic road network, upgraded railway station, new primary
schools and secondary provision, healthcare centre,
commercial and employment space and parks and recreational
facilities. We have demonstrated that the early provision of the
physical infrastructure will triple the rate of the delivery of new
homes.

 
  Delivery partners working together SDC and Cozumel as joint landowners have a signed

collabora ion agreement and the intention is for the HCA to be a
third party to this agreement following he completion of their
land acquisition. The project is currently run hrough a
Collaboration Board. KCC and SDC have jointly signed a
Planning Performance Agreement with the promoter and there
is an established working group that meets monthly. KCC will

Page 6 of 8



also lead on the establishment of governance arrangements for
he infrastructure scheme, building on successful relationships

with key partners including Highways England and Network
Rail. Evidence of the effectiveness of the partnerships is shown
by the level of progress made to date. This has been extensive
and rapid with most of the land acquired, stage 1 feasibility and
masterplanning nearing completion, public engagement well
advanced, Local Plan preparation accelerated and he
development of the outline planning application well underway
and due for submission in March 2018.

 

 
Supporting documents

File Description

Final HIF Risk Register Otterpool.docx Otterpool Park Risk Register

Otterpool Park Infrastucture and Housing Delivery Programme
v1.xlsx

Otterpool Park Delivery Programme

Otterpool Park Infrastucture costs 170922 FINAL DRAFT
v2.xlsx

Otterpool Park Infrastructure Costs

 

 
History Submitted date 28/09/2017
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Date: 15 December 2016 
Our ref: DAS/11529/202390 

, , Arcadis 
, , Arcadis 

cc , , Shepway DC 
, , Arcadis 

, , Shepway DC 
, , Shepway DC 

BY EMAIL ONLY 

Customer Services 

 Hornbeam House 

 Crewe Business Park 

 Electra Way 

 Crewe 

 Cheshire 

 CW1 6GJ 

  0300 060 3900 

Dear   and , 

Discretionary Advice Service (Charged Advice) 
DAS 2158 
Development proposal and location: Otterpool Park garden town 

Thank you for meeting with us on the above on 07 December 2016, at our Ashford office.  . 

This advice is being provided as part of Natural England’s Discretionary Advice Service (DAS).  
Arcadis, on behalf of Shepway DC, has asked Natural England to provide advice upon: 

 Designated sites including:
o Sites of Special Scientific Interest (SSSIs)
o European sites including Special Protection Areas (SPAs), Special Areas of

Conservation (SAC) and Ramsar sites

 Habitat Regulations Assessment (HRA) approach
 Green infrastructure

 Scope for future detailed advice

This advice is provided in accordance with the Quotation and Agreement dated 02 December 2016. 

The following advice is based upon the discussion that took place during the meeting including 
various draft maps and plans available only at the meeting. 

Summary 
The location, scale and complexity of the Otterpool Park proposed development mean there are 
significant environmental implications, both in terms of impact and opportunity.  

The site is surrounded to the north, east and south by the Kent Downs Area of Outstanding Natural 
Beauty (AONB).  Otterpool Park will be clearly visible from the escarpment to the north, along which 
runs the North Downs Way National Trail.  The setting of the AONB is a special quality for which it is 
designated, the impacts on which will require detailed assessment.  In particular, Otte rpool Park will 
need to be assessed in combination with other permitted or proposed development including 
Operation Stack and the eastern extension to Sellindge, as together, these developments present 
widespread and significant urbanisation in the immediate setting of the AONB. 

The proposals also present significant opportunity, in the form of green infrastructure and making 
use of its multiple ecosystem services and benefits for people.  Given the early stage of planning, GI 
should form a fundamental part of it, with the aim of achieving a high quality GI network which forms 
the fabric of the new community.  There is the chance to make Otterpool Park an exemplar case in 

Reg 13(1)
Reg. 13(1)

Reg. 13(1)
Reg. 13(1)
Reg. 13(1)
Reg. 13(1)

Reg. 13(1) Reg. 13(1)

Reg 13(1)
Reg 13(1)

Reg 13(1)
Reg 13(1)

Reg 13(1)
Reg 13(1)
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sustainable development and green planning. 
 
We have welcomed the opportunity to discuss the proposals at this very early stage, and are keen 
to engage further with Arcadis and Shepway DC on the following issues as the project progresses: 
 

 Protected landscape – Landscape and Visual Impact Assessment (LVIA) 

 Designated sites – Otterpool Quarry SSSI and Habitat Regulations Assessment (HRA) 

 Protected species 

 Green infrastructure 
 Soils and Agricultural Land Classification (ALC) 

 
Please see our further detailed comment on these below. 
 
Protected sites 
 
Habitat Regulations Assessment (HRA) 
We briefly discussed key impact pathways which will need consideration in the HRA for the 
Otterpool Park proposals.  These include: 
 

 Air quality – European sites within 10km of Otterpool Park which are located at least partly 
within 200m of strategic roads which are likely to be used by traffic generated by the 
proposals.  In particular this should include the nearby Folkestone to Etchinghill Escarpment 
SAC to the east, much of which lies close to the M20 (near J13), A20 and A259.  Modelling 
will be required on traffic flows and air quality likely to arise from the Otterpool Park 
development for the course of its lifetime, including construction.   
 

 Recreational pressure – potential impacts will need to be considered on a number of sites 
including several SACs notified for calcareous grassland (eg Folkestone to Etchinghill 
Escarpment SAC, Parkgate SAC, Dover to Kingsdown Cliffs SAC and Lydden and Temple 
Downs SAC) and the Blean Complex SAC notified for woodland habitats. 
 
The Dungeness designated sites (Dungeness SAC and Dungeness, Romney Marsh and 
Rye Bay SPA and Ramsar site) will also need consideration, in particular for impacts of 
trampling on vegetated shingle and disturbance to SPA birds.  We suggest you refer to 
Shepway DC’s ongoing work on the Sustainable Access Strategy (SAS).  Visitor survey data 
obtained as part of the project has established most visitors to Dungeness originate from 
outside Shepway District.  It will be necessary to consider key travel routes that will connect 
Otterpool Park to Dungeness and the likelihood of residents visiting the sites. 

 
We are also pleased to note wintering bird surveys have commenced on the site, which will include  
establishing whether the site contains important habitat for waders and wildfowl.  Given the distance 
between the proposed site and coastal SPAs/ Ramsar sites, it may be difficult to link birds to 
specific designated sites.  However,  the information will be useful in feeding into an overarching 
green infrastructure strategy for the site. 
 
We would be happy to advise in further detail on the HRA scope, impact assessment and mitigation 
measures as necessary. 
 
SSSI 
 
Otterpool Quarry SSSI 
The proposed site includes Otterpool Quarry SSSI.  This site is notified for its geological importance, 
containing an exposure of the Cretaceous Hythe Beds and Sandgate Beds above.  It is important for 
the exposure to remain available for scientific research (for further details please see the site 
citation). 
 
Any development or activities which may affect the SSSI should avoid undermining the stability of 



 

 

the exposure.  The exposure needs to be maintained and enhanced where possible should 
researchers want to examine more of the stratigraphy. 
 
In terms of site management, the site is currently maintained by sheep grazing, and there is no 
public access.  Any changes to management practices and/ or access by the public will need to be 
discussed and agreed with Natural England, and embedded into a long term management plan. 
 
This will need to include how the site will be protected from unauthorised or reckless fossil 
collecting, which could become an issue as the site becomes more widely known by the public.  
There could also be opportunities for the SSSI arising from the proposals, through enhancement 
measures and improved, well-managed access. 
 
Natural England’s Responsible Officer for Otterpool Quarry SSSI site is Abbi Bamping.  We would 
be happy to provide further detailed advice on the SSSI through DAS as necessary. 
 
Protected landscape 
The proposed site lies immediately within the setting of the Kent Downs AONB, surrounded by it to 
the north, east and south. 
 
A Landscape and Visual Impact Assessment (LVIA) will be required in order to assess the impacts 
of the proposals on the special qualities for which the Kent Downs AONB is designated.  This 
includes the setting of the AONB (Dramatic landform and views).  It will be important for a 
representative sample of viewpoints to be assessed from within the AONB, particularly from 
prominent locations along the escarpment to the north, including along the North Downs Way 
National Trail. 
 
The assessment should relate to relevant planning policy including paragraph 115 of the National 
Planning Policy Framework (NPPF) which gives the highest status of protection for the ‘landscape 
and scenic beauty’ of AONBs.  Relevant Shepway DC Local Plan policies in the adopted Core 
Strategy (2014-2026) and emerging Places and Policies Local Plan (PPLP) should also be referred 
to, including CSD4 Green Infrastructure of Natural Networks, Open Spaces and Recreation and 
NE3 To protect the District's landscapes and countryside, respectively. 
 
It will also be crucial for the LVIA to consider cumulative impacts resulting from the Otterpool Park 
proposals in conjunction with other proposed/ permitted development.  In particular this should 
include the nearby Operation Stack just to the north of the M20, and the potential significant 
extension of Sellindge on its eastern boundary of approximately 160 homes (current planning 
application reference Y16/1122/SH).  Together, these three developments could result in significant, 
widespread urbanisation within the immediate setting of the AONB. 
 
Natural England can provide further detailed advice on LVIA methodology including selection of 
viewpoints, assessment of impacts and proposed mitigation.  In order to do this, it will be necessary 
to visit the site and surrounding AONB.  We are pleased to note Arcadis is also engaging with the 
Kent Downs AONB Unit, which will be crucial given their local expertise of the AONB and its setting. 
 
Protected species 
We understand initial surveys and review of existing data indicate a number of European Protected 
Species may be affected by the proposals including dormice, great crested newt and bats, as well 
as some nationally protected species such as water vole, common reptiles and badgers.  
 
Natural England would be pleased to offer pre-application detailed advice on protected species, 
including scoping of surveys, assessment of impacts and proposed mitigation.  Susie Moore is our 
main contact on this aspect at Natural England.  This will also include the possibility of applying  the 
new Kent strategic Great Crested Newt licencing process to this development.  This is a new 
landscape scale approach to great crested newt licensing which was first trialled in Woking and has 
just started to be implemented in Kent. 
 
 



 

 

Biodiversity/ green infrastructure enhancements 
The Otterpool Park proposals present a considerable opportunity to plan and deliver an extensive 
green infrastructure (GI) network, which should form the fabric of the community and achieve the 
development’s status as a garden town. 
 
The multi-functional benefits of GI to the local environment and community are substantial  and 
becoming more widely acknowledged.  To name but a few, these range from countering climate 
change, supporting habitats and wildlife and providing flood storage, to improving landscape 
character, sense of place, and benefitting people’s health and wellbeing. 
 
The drive for integrating GI into planning and development is underpinned in national planning 
policy (NPPF paragraph 114 requiring local authorities to positively plan for green infrastructure at 
the strategic level), and Shepway DC’s adopted Core Strategy policy CSD4 – Green infrastructure 
of Natural Networks, Open Spaces and Recreation.  We understand the council is also developing a 
district-wide GI Plan in parallel with the Local Plan, of which Otterpool Park would form an important 
part. 
 
Further evidence and advice on green infrastructure, including the economic benefits of GI can be 
found on the Natural England Green Infrastructure web pages.  In addition, examples of 
incorporating GI into building design can be found here: 
 

 Green walls examples: 
http://www.staffs.ac.uk/research/greenwall/case-studies/ 

 Green roofs examples: 
https://www.cityoflondon.gov.uk/services/environment-and-planning/planning/heritage-and-
design/Documents/Green-roof-case-studies-28Nov11.pdf 
http://www.thegreenroofcentre.co.uk/green roofs/case studies 

 
Effective GI will be pivotal in addressing potential impacts of the proposals on landscape, 
biodiversity and flood risk, as well as making a successful and sustainable new community.   It is 
therefore crucial that GI forms a fundamental part of planning Otterpool Park, from the beginning.  It 
will require bold, inventive and forward-thinking planning and design, collectively with partners and 
stakeholders, including the Environment Agency.  The aim should be high, to achieve an 
outstanding green and sustainable community that can be regarded as an exemplar case in the 
country. 
 
Natural England is very keen to engage further on this aspect as the masterplanning develops, and 
potential impacts and opportunities transpire. 
 
Soils 
We are pleased to note Arcadis is undertaking soil classification work across the site.   We hold 
records for existing Agricultural Land Classification (ALC) surveys for the north-eastern part of the 
site.  It will be important to establish what proportion of best and most versatile (BMV) land is 
contained as a whole on the site, and what proportion could potentially be damaged or lost. 
 
We would be pleased to provide existing ALC reports and specialist advice on soil survey 
methodology, results and best practice construction measures, as necessary. 
 
 
For clarification of any points in this letter, please contact Julia Coneybeer on 0208 0268033.   
 
This letter concludes Natural England’s Advice within the Quotation and Agreement dated 02 
December 2016.   
 
commercialservices@naturalengland.org.uk  
We would appreciate your feedback to help shape this service.  We have attached a feedback form 
to this letter and would welcome any comments you might have about our service.   
 



 

 

 
 The advice provided in this letter has been through Natural England’s Quality Assurance 

process 

The advice provided within the Discretionary Advice Service is the professional advice of the Natural 
England adviser named below. It is the best advice that can be given based on the information 
provided so far. Its quality and detail is dependent upon the quality and depth of the in formation 
which has been provided. It does not constitute a statutory response or decision, which will be made 
by Natural England acting corporately in its role as statutory consultee to the competent authority 
after an application has been submitted. The advice given is therefore not binding in any way and is 
provided without prejudice to the consideration of any statutory consultation response or decision 
which may be made by Natural England in due course. The final judgement on any proposals by 
Natural England is reserved until an application is made and will be made on the information then 
available, including any modifications to the proposal made after receipt of discretionary advice. All 
pre-application advice is subject to review and revision in the light of changes in relevant 
considerations, including changes in relation to the facts, scientific knowledge/evidence, policy, 
guidance or law. Natural England will not accept any liability for the accuracy, adequacy or 
completeness of, nor will any express or implied warranty be given for, the advice. This exclusion 
does not extend to any fraudulent misrepresentation made by or on behalf of Natural England.  

Yours sincerely, 
 

 
 

 
 Sussex and Kent 

 
cc commercialservices@naturalengland.org.uk 
 

Reg. 13(1)

Reg 13(1)
Reg 13(1)





 

 

Managing surface water, flood risk, drainage and urban diffuse pollution 

 
Sustainable drainage systems, such as flood storage and swales, provide a green 
alternative to traditional drainage solutions and can provide other local benefits 
such as wildlife habitats, improving water quality, recreational space and 

sustainable transport corridors. 
 
Integrating water recycling systems into the development can also retain water 
onsite for longer, maximising its use whilst easing demand on mains supply and 

slowing discharge offsite in a controlled way. 

Making Otterpool Park Garden Town an exemplar 
sustainable community 

 

GI is an interconnected network of green and blue spaces such as green roofs, 

parks and gardens, playing fields and allotments, watercourses and wetlands, river 

corridors, woodlands, grasslands, trees and hedgerows. 

 

These spaces perform multiple services which are essential in supporting and 

safeguarding our communities and local environment.  These include managing 

water supply, wastewater and flood risk, and improving water quality; supporting 

habitats and wildlife; enhancing landscape character and sense of place; countering 

climate change and benefitting people’s health and wellbeing. 

 

Importantly, incorporating the environment into masterplanning need not be at 

additional cost.  It can provide solutions to common problems in an area which is 

currently water-scarce, such as retaining water, drainage and flood control and 

ensure the development has a low environmental impact. 

 

With careful planning, GI can drive the success of making Otterpool Park a truly 

sustainable development, by achieving the following multiple benefits for the 

community: 

 

 



 

 

Biodiversity, landscape and sense of place 
 
Contrary to the perception of new development 
fragmenting nature, if planned well GI can deliver net 

gain in biodiversity and contribute to local landscape 
character, both key principles of the Otterpool 
development.  This can be achieved through making the 
best of existing assets and using these as a foundation 

on which to establish a functioning ecological network 
that supports a variety of habitats and species, 
throughout the development. 
 

For example, the East Stour River could be enhanced as 
an ecological corridor, providing biodiversity such as 
reed beds and water voles, as well as high quality natural 
space for both recreation and outdoor education.  

Gardens, street trees, hedgerows, new areas of 
woodland planting and even locations for utilities can be 
connected together, which then connect out to the wider 
environment, providing an intact and robust pollinators 

network with benefits for the surrounding farmland and 
orchards. 
 
The natural environment can also help enhance 

distinctiveness of place.  For instance, the central 
topographical ridge could form the ‘backbone’ of the GI 
fabric of Otterpool, with ecological, walking and cycling 
links to the rest of the site and beyond.  Existing places 

of interest such as Otterpool Quarry Site of Special 
Scientific Interest and Westernhanger Castle could also 
act as educational focus points as part of promoting 
sustainable tourism in the area. 

Community health and wellbeing, and recreation 
 
Quality GI provides the community with access, recreation and interaction with the 
natural environment.  Through this it can provide a natural solution for tackling health 

inequalities and improve well-being for all, helping provide a foundation for public 
health. 
 
Learning outside in local blue and green spaces can have a transformative effect on 

children in terms of physical and mental health, behaviour, and learning capacity.  A 
successful ‘Outdoor learning’ model from SW England, based on supporting teachers 
in fostering links between education and the natural environment sector, is one that 
could be used at Otterpool Park. 

 

 



 

 

Supporting local growth and the economy 

 
Research by DEFRA and Natural England 
shows that GI contributes positively to 
economic growth (MEBIE 2, 2014), eg 

through enabling increased building 
occupancy rates and comparatively higher 
housing density, increased local taxation 
revenue, business expansion or start-up 

from increased visitor spend, increased 
productivity of employees due to physical 
and mental health benefits and employment 
from increased services provision. 

 
Improving local property value and saleability 
 
Evidence from the MEBIE research shows 

that that high quality GI can be a factor in 
attracting buyers, supporting long term 
property values and creating ‘local’ uplift for 
improving quality of place. 
 

Environmental resilience 
 
Adaptation to the challenges of a changing climate can be built in by design. 
Flooding can be reduced and water quality improved by the use of sustainable 

drainage; urban heat island effects avoided and air quality improved through 
planting of trees; and the local economy boosted by the use of local food and 
other products. 
 

Energy and water savings can also be made through use of renewable resources 
and recycled water systems.  Shepway has water scarcity status and as such 
efficient use of water should be at heart of planning for this scale of development.  
Also, installation of solar-power technology for every home, and heating using 

wood from east Kent coppices including in the Kent Downs Area of Outstanding 
Natural Beauty (AONB) could provide carbon savings and new jobs in the supply 
chain. 

 

 

 

 

 

 

 

 

 






